dod STAFF REPORT

HELBY COUNTY

AGENDA ITEM: 4

CASE NUMBER: BOA 21-122 (City) B.O.A. MEETING: January 26, 2022
LOCATION: Northeast corner of A.W. Willis and Third Street

OWNER/APPLICANT: ALSAC

REPRESENTATIVE: Jennifer Peregoy

REQUEST: Use variance from Section 7.3.11 to allow a parking garage and bulk variances

from Sections 7.3.6 and 7.3.7 related to the setbacks and height of the garage
AREA: +/-3.25 Acres

EXISTING ZONING: High Density Residential (HDR) and Mixed Use (MU)

CONCLUSIONS
The applicant is seeking relief from Section 7.3.11 to allow a parking garage and bulk variances from
Sections 7.3.6 and 7.3.7 related to the setbacks and height of the garage
The presence of the Gayoso Bayou makes the development of this property under the current zoning
difficult and qualifies as an undue hardship.
Staff believes that the hardships created by the Bayou leave this property with very little development
opportunities and as such, qualifies as a lot where a parking garage would be an appropriate use.
In staff’s opinion, the granting of this variance will not cause substantial detriment to the public good, nor
will it substantially impair the intent and purpose of an adopted plan or the Code, nor will it be injurious to
the neighborhood or the general welfare, and it will be harmony with the purpose and intent of the
development code.

REQUIRED FINDINGS

Pursuant to Section 9.22.6 of the Unified Development Code, this site exhibits the following extraordinary
feature(s): The site has an existing drainage channel and flood control area with significant grade change. This
imparts upon the owner the following hardship or practical difficulty under the strict adherence to the Code:
Section 7.3.11, Section 7.3.6, and Section 7.3.7. See further analysis on pages 18-23 of this report.

CONSISTENCY WITH MEMPHIS 3.0

This proposal is consistent with the Memphis 3.0 General Plan per the land use decision criteria. It is important
to note, however, that Sec. 13-4-202(b)(2)(C)(iii) of the Tennessee Code Annotated states that variance
requests may be inconsistent with a community’s long range general plan. See further analysis on pages 19-21
of this report.

RECOMMENDATION:
Approval with conditions

Staff Writer: Seth Thomas E-mail: seth.thomas@memphistn.gov
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GENERAL INFORMATION

Street Frontage:

Zoning Atlas Page:

Parcel ID:

Existing Zoning:

PUBLIC NOTICE
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Page 2

North Fourth Street +/-347.80 linear feet
A.W. Willis Avenue +/-342.80 linear feet
North Third Street +/-330.30 linear feet
1930

001039 00002, 001039 00004, 001039 00005, 001067 00001, 001039 00003,
001039 00001, 001070 00010, 001070 00011

High Density Residential (HDR) and Mixed Use (MU)

In accordance with Sub-Section 9.3.4A of the Unified Development Code, a notice of public hearing is required
to be mailed. A total of 60 notices were mailed on October 13, 2021.
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LOCATION MAP

SUBJECT PROPERTY
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Subject property located within the pink circle, Uptown neighborhood
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VICINITY MAP

Subject propérty highlighted in yellow
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AERIAL

Subject property outlined in yellow
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ZONING MAP
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Subject property highlighted in yellow
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LAND USE MAP
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Subject property indicated by a pink star
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SITE PHOTOS

456 N 4th St
Mex essee

View of subject property from the corner of North 4t Street and A.W. Willis facing northwest

Google

View of subject property from intersection of North 4" and Sycamore Avenue facing est



Staff Report January 26, 2022

BOA 21-122 Page 9
SO x

463N 3rd St 0 :

| B cooge

@~ sweet

Google

View of subject property from the corner of North 3™ Avenue and A.W. Willis facing 77 o
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176 TN-14

Google

View of the subject property from A.W. Willis facing northeast
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PINCH DISTRICT VISION STUDY RENDERINGS
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SITE PLAN
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SITE PLAN ZOOMED IN
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LANDSCAPE PLAN
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ELEVATIONS
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PROPOSED ADJACENT PARK SPACE

Concept: Pedestria n Friendly open Space Walking paths, beld landscaping and plenty of space gives space

for neighbors to exercise, relax or enjoy lunch from a food truck.

A Living fence
B: Food truck driveway
C: Walking path

D: Exercise space

17
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STAFF ANALYSIS

Request and Justification
The application, response to the variance criteria, and letter of intent have been added to this report.

The request is a use variance from Section 7.3.11 to allow a parking garage and bulk variances from Sections
7.3.6 and 7.3.7 related to the setbacks and height of the garage

Variance Criteria
Staff agrees the variance criteria as set out in Sub-Section 9.22.6A and Section 9.22.6 of the Unified Development
Code are met; see pages 26-33 of this report for the responses provided by the applicant.

9.22.6 Findings of Fact
The Board of Adjustment must make specific written findings of fact on each variance request. In granting any
variance, the Board of Adjustment shall make the following findings:

A. Bulk and Other Non-Use Variances

(1) Unusual characteristics of the property. The property is unusual in that it exhibits at least one of
the following exceptional physical features as compared to other properties located in the same
zoning district: exceptional topographic conditions, exceptional narrowness, exceptional
shallowness, exceptional shape or any other extraordinary and exceptional situation or condition;

(2) Practical difficulties or undue hardship. By reason of the unusual characteristics found to apply in
Paragraph 1, the strict application of any regulation found in this Code would result in peculiar and
exceptional practical difficulties to or exceptional or undue hardship upon the owner of such
property;

(3) The unusual characteristic found to apply in Paragraph 1 is not the result from any deliberate
action by the owner;

(4) That a variance from the strict application of this Code may be granted without substantial
detriment to the public good and without substantially impairing the intent and purpose of an
adopted plan and this Code;

(5) The requested variance will be in harmony with the purpose and intent of this development code
and will not be injurious to the neighborhood or to the general welfare;

(6) The variance is not granted simply because by granting the variance, the property could be utilized
more profitably or that the applicant would save money.

B. Use Variances

(1) In addition to the findings established for other variances in Subsection A, the Board of

Adjustment shall also find that none of the uses permitted on the property are practical due to
either the unusual characteristic found to apply in Subsection A, Paragraph 1, or to any physical
improvements made upon the property.

Site Description

The subject site comprised of multiple parcels that add up to 3.25 acres total, with 184 A.W. Willis Avenue and
472 North Third Street being the two parcels on the site that have addresses. All the parcels that make up the
site have been vacant since the demolition of a convince store on the Southwestern cornerin 2016. Additionally,
this lot has three street frontages.

18
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Site Zoning History

A convenience store was built on the corner northeast of A.W. Willis and North Third Street in the 1950s. After
an upgrade to the site failed City Council approval in 2015, the building was demolished and the property has
been vacant since 2016.

Consistency with Memphis 3.0
Staff uses the following criteria contained in Memphis 3.0 to determine consistency.

1. FUTURE LAND USE PLANNING MAP
- —~ 77 . ~ .

Jac,
XS o7y AL

: P e .
Red polygons indicate the application sites on the Future Land Use Map.

2. Land use description & applicability:

Applies to the following parcels: 184 AW Willis, 0 Auction, O N 4t (Parcel 001067 00001), 0 AW Willis (001039
00005), 0 AW Willis (Parcel 001039 00004)

Urban Center anchors are characterized by attached buildings that continue for
multiple blocks along a street. An Urban Center includes a vertical mix of uses,
featuring civic and cultural institutions that serve many neighborhoods or the entire
city and which may anchor the center. An Urban Center is a destination for walkable
retail, service, and leisure, but accessible from across the city by multiple modes of
transportation. Green space may be interspersed to provide community common
space.

“A-UC” Goals/Objectives:
Support organization of services, amenities, opportunities, and housing choices in direct relationship to anchor
neighborhoods, focusing investment toward areas that support plan goals and objectives.

“A-UC” Form & Location Characteristics:

19
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Buildings primarily attached that are block-scale with a mix of uses, 1-12 stories height with several blocks of
extent.

Applies to the following parcels: 472 N. 3™, 0 N 4™ (Parcel 001070 00010), 508 N 3™

Urban Anchor Neighborhoods are destinations for public and private amenities that
are within walking distance to a Citywide Anchor. Most buildings are between three
and seven stories with an occasional high rise and are a mixture of attached and
unattached. The scale of buildings is largely at the block level with some multiplex
footprints, making an Anchor Neighborhood - Urban a diverse living and shopping
community surrounding a local anchor. Green space may be interspersed to provide
community common space.

“AN-U” Goals/Objectives:
Support continued reinvestment and intensification of areas within walking distance to urban core and
medical and educational anchors to support those anchors.

“AN-U” Form & Location Characteristics:

Buildings attached, semi-detached, and detached Primarily block-scale with some house-scale Residential,
commercial, or mix of uses 1-8 stories height (and potential occasional high-rise). Primarily within 1/4 mile of
a Citywide Anchor.

3. Existing, Adjacent Land Use and Zoning

The subject site is surrounded by the following land use: Commercial, Medical, Vacant Land, & Residential. The
subject site is surrounded by the following zoning districts: UH, HDR, MU, HDR

This requested use is compatible with the adjacent land use because existing land use surrounding the parcels
is similar in nature to the requested use.

20



Staff Report
BOA 21-122

4. Degree of Change Map
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Red polygon denotes the proposed sites in Degree of Change area. There is an Accelerate Degree of

Change.

5. Degree of Change Description

Accelerate areas rely on a mix of primarily
private and philanthropic esources along .
with some public resources to intensify the
existing pattem of a place,

Actions for Accelerate anchors and anchor

neighborhoods are meant to: .

= Improve public realm and infrastructure

= Improve multi-modal transportation .
options

= Speed up development activity .

= Increase density
= Increase mix of uses
= Promote and protect affordable housing

Ways to Accelerate:

Increase building hedght

Allow greater mix of uses

Attract retail and service uses that cater
to larger-scale markets

Reduce building sethacks or establish
build-to lines

Construct new streets or pathways to
increase connectivity within large sites

Consolidate smaller lots into larger
parcels that are more attractive for

development

Consider tax increment financing (TIF)
districts

Improve or create parks and civic assets
Promote pedestrian-oriented infill
development

Reduce surface parking in favor of
structured parking and parking demand
management options
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6. Consistency Analysis

The applicant is requesting to construct a seven-story parking garage, a linear pocket park, and intersection
improvements at AW Willis and Third.

The request meets the criteria in the form of scale and height. While it does not meet the criteria in use, the
parking garage is adjacent to a Citywide Anchor — St. Jude. The construction of the garage will reduce the
current surface parking for the Citywide Anchor and the addition of the park will add a valuable community
neighborhood space. Therefore, the request is consistent.

Based on the information provided, the proposal IS CONSISTENT with the Memphis 3.0 Comprehensive Plan.
Summary Compiled by: Melanie Batke, Comprehensive Planning.

Conclusions
The applicant is seeking relief from Section 7.3.11 to allow a parking garage and bulk variances from Sections
7.3.6 and 7.3.7 related to the setbacks and height of the garage

The presence of the Gayoso Bayou makes the development of this property under the current zoning difficult
and qualifies as an undue hardship.

Staff believes that the hardships created by the Bayou leave this property with very little development
opportunities and as such, qualifies as a lot where a parking garage would be an appropriate use.

In staff’s opinion, the granting of this variance will not cause substantial detriment to the public good, nor will
it substantially impair the intent and purpose of an adopted plan or the Code, nor will it be injurious to the
neighborhood or the general welfare, and it will be harmony with the purpose and intent of the development
code.

RECOMMENDATION

Staff recommends approval with conditions.

Conditions

1. A minimum of 600 Square feet of first floor commercial space shall be provided as part of this development.

2. As part of the development of the parking garage, open park space will be developed on the parcel
immediately to the west across North Third Street.

3. Anychange or deviation from the site plan or elevations upon the determination of the Zoning Administrator

shall be submitted to the Board of Adjustment for review and approval or administrative review and
approval by the Division of Planning and Development.
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DEPARTMENTAL COMMENTS

The following comments were provided by agencies to which this application was referred:

City/County Engineer:

BOA 21-122: UPTOWN: Use variance from Section 7.3.11 to allow a parking garage and bulk variances from
Sections 7.3.6 and 7.3.7 related to the setbacks and height of the garage on the north side of A.W. Willis

between Third and Fourth Streets. Staff Planner: Seth.Thomas@memphistn.gov

- UDC Section 4.2.1 Required Sidewalk Repair: Existing sidewalk to be inspected for ADA compliance
and rebuilt as necessary

- Driveway must be constructed to commercial standards and located a minimum of 5 ft off the
property line

City/County Fire Division:
Case Number: BOA 21 133
Date Reviewed: 10/21/21
Reviewed by: J. Stinson

Address or Site Reference: Hollywood/Milton

- All design and construction shall comply with the 2015 edition of the International Fire Code (as locally

amended) and referenced standards.

- Fire apparatus access shall comply with section 503. Where security gates are installed that affect required fire

apparatus access roads, they shall comply with section 503.6 (as amended).

- Fire protection water supplies (including fire hydrants) shall comply with section 507.

- Where fire apparatus access roads or a water supply for fire protection are required to be installed, such
protection shall be installed and made serviceable prior to and during the time of construction except when

approved alternate methods of protection are provided.

- A detailed plans review will be conducted by the Memphis Fire Prevention Bureau upon receipt of complete

construction documents. Plans shall be submitted to the Shelby County Office of Code Enforcement.

City Real Estate: No comments received.
City/County Health Department: No comments received.
Shelby County Schools: No comments received.
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Construction Code Enforcement:

Memphis Light, Gas and Water:

Office of Sustainability and Resilience:

Office of Comprehensive Planning:

No comments received.

No comments received.

No comments received.

No comments received.

24
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APPLICATION

MEMFPHIS & SHELBY COUNTY BOARD OF ADJUSTMENT
1235 Maorth Main Strewt, City Hall, Room 468
MEMPHIS, TENNESSEE 33103

AFPLICATHIN FIOR VARIATION FROM THE REQUIREMENTS OF THE UNIFIED DEVELOPMENT C0DE

Property Crwner of Record; ALSAC Phone #; 901-578-2001
M:ﬂ.iﬁ:ﬂE Address: 501 5t Jude Place mm‘:“ﬂﬂﬂlm zip: 38105

Property Owner E-Mail Address: 33 haligaisac seda o
Applicant (if not property owner); S3me as Property Owner Fhoms #:

Mailing Address: City/Siate; Fp_
Applicant E-Mail Address;
RMEUE:ETM_FHW Phaine &: B-334-5118 )
Mailing Addresa: 5750 Poplar Avenue, Sis. 600 City/State; MemphisTN Fip 28138
Representative E-Mail Address; Jennifer. peregoy@kimley-horn.com
E-rgin&ﬂﬁunr;m‘.ﬁ.rulﬂuu!:‘h“ a5 Represantative Phome #;
{Add ndditional sheets if inchuding mors than one entity)
Mailing Address: Chw/Srane: T

EngineerBurveyartArchitect E-Mail Address:

T the Chairman, Board of Adjustment:

Application is hereby made for Variation(s) from ihe requiremenis of Section{s)
of the Unified Develapment Code under the discretivanry power vested in your
Buoard by Section %22 to permil {erection, aMeration of, muintensnce} im accordance with the plans Alked
umider application for Buoilding ar Use and Oeoupancy Permit dated . |

PREMISES LOCATHIN {Describe by sireet address & directional location descripdion, ¢, 200 Johnson

Strest, Morth side of Johnson Street, 100 foet east of Brown Streer) B0 comer of AW, Wik and Thind Seeel
man of savaral parcels

DESCRIBE PROFPOSED VARIATION ANDJUSTIFICATION FOR REQUEST.

Irechude npplicable section reference from the Memphia’ Shelby Cownty Unified Development Code for which
reliel is being soughl

Listed on separnie afiached varince re0uss! desTiphons

Reviaed 117251% 1

25
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DESCRIFTHON OF EXISTING OR PROPOSED BUILDING OR STRUCTURE

Size of Buailding or Strucbure:

E_ L]
Af streed level; " 1=tm&nmmiiﬁmmap HEigI'l:? stories 9 fieet high

Oweupancy: () Number of Families: (I any ane ased s dwellings): ,“
(b Mumber of Auomobile Parking Spaces; #2

™
Use Dhstrict: MUVHDR [rare of Erectioan: _“

Parking Stusture

Propased Use:

Have thene been any cilalions oe other vialations of law, parsusnt 1o the zoning code o othensise, ot this
lecation within the past 24 manths? = [f s, describe Bilow,

Character of Construction: Frame & Masomry O
Reinforced Concrede or Protected Sveed Frame B Oaher (Specify)

1 {we) heseby make application for approval of the Zoning Ordinance/Regulations variation(s) being
sought from described above and on the accompanying materials,

I {we) accept responsibility for any errors or omissions which may result in the postponement of the
application being reviewed by the Memphis & Shelby County Board of Adjustment at the next
available hearing date.

I[We], sanesis] of the whove described property hereby authorize the flling of this application and the above-
nunlf.lwmnsmm an miy hehalf.

[}~ |
m?j_,_{ _ 1| 28| 202

*Progerty Owner of Record Dnate Applicant {if not property owner) Date

*Thie Property Orser of Record shall sign if they are not the applicant.

Revised 112519 3
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PROVIDE AN EXPLANATION TO THE FOLLOWING CRITEHIA:
(Plearre respmand fo ALL points (inted below on s form. Additional sheets may be added as nesded)

0.22.6 Findings of Fact - The Board of Adjustmern mus make specific written findings of f9er on each
variance request. In granting any variznce, the Board of Adjustment shall make the following findings:

A, Bulk s Oriber Mon-Use Variances
I. Urusual chormscieristics af the property. The property is unusual in that it exhibits ot least one
of the fellowing exeeptional physical featumes &5 compansd 10 ather praperties boeated in the
sume zoming districl: exceptional topographic conditions, exceptional namewness, evceplional
shallownezss, exceptional shape or any other extroordinary and exceptional situation or
conditlon;

The site is currently 2oned Mixed Use (MU) and High-Density Residential
(HOR). The site has an existing drainage channel and flogd control area on
the site. The site has significant grade change to the top of the channel.

2. Proctical diffleulties or wndue hardship, By reason of tlee unusieal chamceteristics found o
apply in Paragraph 1, the sirict application of any regulation found in this Code would result
in peculiar nnd exceptional practical difficulties to or exceptional ar undue Fandship upon the
owmer of such propemy;

The practical hardships of the site are the existing drainage channel that
requires City Public Works maintenance access, thus limiting the develop-abile
footprint and inhabitable uses.

1 The unisual characlenste Tound 10 apply m Pargraph 1 i nod the result ficm and deliberate
aclion by the owner;
Because the site is zoned MU and HDR, the characteristic did not result from
the owner or from deliberate actien by the owner.

4, Thad a variance from the strict application of this Code may be gramed without suhstanttal
detriment fo the public good and withom ashstantially impairing the indent and purpase of an
adopted plan and this Code;

All variances requested can be granted withoul detriment to the public good and
without substantially impalring the inten and the punpose of the adopted plan
and the Code.

Rewised 11525719 3

27



Staff Report January 26, 2022
BOA 21-122 Page 28

3. The requested variance will be in harmosy with the purpose and intent of this development
code and will not be injurbous 1o the neighborhood or ta the genemal welfang;

The purpose and intent set forth in the Unified Development Code for the
area will not be impacted or negatively affected by the development, but will
be enhanced by the proposed development.

. The variance is nol granted simply because by granting the variance, the propeny could be
witilized mare profitably or thed the applicant would save money.,
The variances being requesied are nol proposed for the purpose of frugality
or profitabllity. The development is propesed in an effort io meet the needs
af St Jude while simultaneously activating the surrounding area for fulure
growth and development. The Owner is proposing additional enhancements
o the property for the use of the neighborhood that is not required by Code.

I requesting a wpe warignoe, please respond e following poimd in additlen to the six previom:

B. Use Variances
L. Im addition to the findings estnblished for other variances in Subsection A the Board of
Adjustment shall also find thet none of the wses permitied on the property are practical due o
eiller the unusual characteristic found 1o apply in Subsection A, Paragraph 1, or 1o any
physical improvements made upan the propery,

The sile is comprised of a seclion of the Gayoso Bayou and would be
impractical to develop into an inhabited space such a8 uses permilted by the
current zoning. The property has been undeveloped for decades, and
requires significant expenditure of funds 1o be bulldable. The best and most
practical use for the parcel would be as a parking garage. With St Jude
campus’s downtown location, there are limited parcels fo develop in the
vicinity. This parcel is adjacent to the campus and is necessary lo serve and
support the current growth and projected growth plan that 5 Jude is
currently implemeanting.

Bevised [ 12514
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Board of Adjustment - Varisnce Request Descriptions

Et. Jude Children's Research Hospital Campus — Parking Garage — Mortheast corner of &.5W. Willis and
Third Street

Variance Request #1 — Use Variance
Applicable VDL Section- 7.3.11 Land Wse Zoning Matrix

Variance Description — The site is currently zoned High-Density Residential (HDR) or Mived Use [KU]
zoning districts. We are requesting 2 variance for a parking garage.

Variance Justification — The site is currently encumbered with a jurisdictionzl stream, the Gayoso
Bayou. The uses that are sllowed for the HDR and MU zoning would likely never be built on the subject
site due to significant costs associated with encapsulating the bayow underground. The applicint has
worked extensively with the City of Memphis and other jurisdictionzal authorities and will expend
significant costs to improwve the lot which will result in the highest use of the property as a parking
structure. There are no active commercial or retzil pses proposed, nor sre there residences

proposed. This garage is needed for the expansion of the 5t. Jude campus. It is & part of the continwous
lznd that comprises the 5t Jude campus with ALSAC-owned property on three of the fowr sides of this
block. 5t. Jude is s=eking no funds for this infrastructure and site improsement.

Varisnce Request 2 — Mirimum Setback
Applicable WD Section — 7.3.6 and 7.3.7 — Builc-to Lines/Sethacks

Variance Description — The UDC requires front build-to line of 5 feet to 30 feet for an Institetional use in
the HOR zoning. and a front build-to line of 0 feet to 10 feet in the MU zoning. The subject site iz
propasing & front setback of 74 feet to accommodate the streamfbox culvert relocation for the parking

structure,

Variance Justifiation — The varianos reguest is for a larnger front build-to linefsetback along AW,

Willis. This additional distance is to allow for the improvement to the bayou, including the full stream
relocation of an existing jurisdictional stream.  The applicant purchased additional property to the north
to allow for the stream relocation, and alse will develop 3 linear pocket park along &.W. Willis and Third
Street to be wtilized by the Uptown Neighborhood. This park will consist of 3 curvilinesr walking trail and
landscaping.

Variance Request 3 - Height Varance
Applicable WD Section — 7.3.6 and 7.3.7 - Building Height

Variance Description — The UDC height standands state the building height not exceed 45 feet in height
Building height is the vertic| distance measwured from grade to the highest point of the roof for flat moofs
and to the mean height between the waves and ridge for gable, hip and gambrel rooms.
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LETTER OF INTENT

ALSAC

=L St Jed e Plgce
i} T - Wemphs, TH 53105
b-t]l.ll:ll.'ﬂh.l.ld'.‘['m'ﬁ- ¢ HIL-SPB-I000  BOG-A77-GEES
Research Hospital "L

MABAD DR TRCHAL, FORACER

September 28, 2021

r, Josh Whitehead, Director

hemphis and Shelby County

Office of Planning and Developrent

City Hall, 125 Morth Main 5treet, Suite 468
Bemphiz, Tennessee 38103

RE: Bpard of adjustment Application
Northeast Corner of AW, Willis Awe., and Third 5t., Memphis, TH

Drzar Mr. Whitehead;

O behalf of American Lebanese Syrian Associated Charltles ("ALSAC"], the fundraising and awareness
arganization for 55 Jude Children's Research Hospital [*5t. Jude®), please find the attached supporting
documents and wariance reguests from the Board of Adjustment for a parking facilty located at the
norheast corner of & W, Willis Avenwe, and Third Street.

Grawth and Need for Parking

As you are aware, we are engaged ina multi-pear 5118 expansion, which inchedes a $1.9 billion dellar
campus expansion.  In the past five years, we have created and filled over 1100 new jobs and hawve
contracted for hundreds mare through our significant construction projects, including the data center,
warehouse rehabilitations, ALSAC building, research tower and patient howsing facllity.  As you can
imagine, this expansion of our mission includes construction of critical additional facllitles for aur patient,
cindcal care, meadical, research and staff needs. This expansion of our campas has raducad our svaiable
parking at the same time that we have added staff and contractors. This parking facility s a necessary
companent of pur mission and campus expansion and is being built on a block that is surrcunded by ALSAC
land and our campus on three-sides.

This expansion is necessary 1o allow 5t Jude to continue its work to advance care and treatment for
children with cancer and other catastrophic diseases, and to further our mission 190 provide treatment,
hausing, and other support to patients and families who never recelve a bill frorm 55 Jude. A5 part of our
wapansion efforts, we remain committed fo suppert the development and revitalization of our
neighbarhood and the Pinch, We are invested in Memphis, the Uptown nelghborhood and the Medical
Distract and are exdited about opportunities for our growing numbaer of employees, patients and farmilies,
and visitors, to live, work and play in and around campus.

ALSAT b the dandraising end
e crgan st an
st|udedig Ex Juwde Chik=ran's Esara reh Haspibal
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Spptember 28, 2071 Letter
Board of Adjustment - ALSATC and 51, Jude Chifdren's Resasrch Hospital

A5 you are aware, our parking needs were 5o critical that we previousty obtained approval from the Board
of Adjustment 1o allow temporary parking in various areas along 8. W_ Willis Avenss, We would prefer not
to park on surface |ots alomg AW, Wil and have engaged in significant planning and coordination with
the City to Identify a viable alternative adjacent to camgus, The garage location at &W, Willis and Third
Street provides parking at the western portion of camgus where there is a need for additional parking.
this wariance Is approwved, we will improve a blighted and unusable property with exposed sections of the
Gayoso Bayow stormwater conveyance prlor to constructing the garage. We have worked with City
Engineering and Public Wiorks In our planning efforts and design and placement of the garage on this hlpck
b enswrg that the Bayou Improvemeants ara sound from an engineering and infrastructure perspective,

Proposed Garage Design
While designing the garsge to meet ALSACSSE, Jude's iImmediate need for approximately 1640 parking

spaacgs, we have identified a design that allows the Bayou to be re-channelized underground, Over the
Bayou, we have created an attractive walking trall along A0w. Willis and Third Street. This desgn is in
response to prior BOA commients regarding walkabdity and access to Pinch area praperty from the strest
and i supportive of the neighborhood and thase wha walk in the area. We also worked with 5t Stephen's
Church in ouwr design of the garage and lacated the garage so that 51, Stephen’s Church is vigible from
Third Strest.  Finally, we are working with Engineering to plan for intersection and crosswalk
improements at AW, Willis and Third Street to create a walkable area,

Land Uige

The development will be located on a 3.25-acre [+-] tract which is currently compeised of several vacant
parcels, Information about these parcels is provided below. There were previoushy alleys and City Right-
of-'Way located within the development biock.

Address Parcel 1D Owrer Zoning® | Land Wse Acreage

1E4 AN Willis dve, | 001035 00002 ALSaC hL Vacani 0427

472 M. Third 5¢ 001038 00001 | *City of Memphis | HOR Vacant 0508

D Auction Ave. 001039 00003 *City of Memphis | MU/ HDR | Vacant D233

0N Fourth 5. 001067 00001 | ALSAC MU/ HDR | Vacant 0.77

0 A W.Willis Ave. | 001032 00005 | ALSAC ML | Wacant 0.0BS

OA W.willis Ave. | 00103900004 | ALSAC MU Vacant 0.045
Open  space

0 M, Fourth 5t, D000 0010 ALSALC HDA adjacent o | D216
church
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septemaer 28, 2021 Letter
Baard of Adjustment - ALSAC and 5L Jwde Childnen's Reesnch Mospital

Open Space
508 N. Fourth 5t. G070 00011 AL5AC HIO#A adpoent  to | 0.216
Church

*City Councll has approved this property tranafer and title will be transferred to ALSAC upon final
axecution of documents.

Bayou and Garage Integration on Site

51 Jude desires 1o develop a parking garage an a lot that contains an exposed, daylighted sectian of the
Gayodo Bayou. The bt B a city block at the northeast corner of AW, Willis Avenoe and Thind Street
adjacent to the 5L Jisde carmpus. The parking garage footpring will comprise the majority of the site and
will be @ seven-story Slructure with access on the north side and driveways on the east and west to bath
Third Street and Fouwrth Streel.

The chammel that currently bisects the property will be rerowted to the west along A, W, Wilks and theap
to the north aleng Third Street. The apgplicant has prepared a Hydrologic and Hydrawlic study for the
project and has worked with the City of Memphis Directors of Engineering and Public Warks throughout
the conceptual design pracess. The applicant kas alo coordinated axtensively with the Tennesses
Departrment of Environment and Condervation and the United States drmy Corps of Engimeering

regarding the reguired permitting.

Due o many unique aspects of the site, and with the culvert relocation occurring adjacent to AW, Willis
and Third Streets, the parking struchsre was set further from the street. The applicant has taken this
opporunity 1o develap a linear pocket park far the surrcunding commiunity, It 5 anticipated that this
park will consist of 8 walking trail, pedestrian access to the public sidewalk, and landscaping. Sustainalie
elements such as native plantings, and bioswales for drainage will be evaluated as the design progresses.

The attached BOA appcation requests three variances from the UDC requiremants: land wse, structure
hetght, and front setback. Each variance will enhance the development and revitalization of Uptown and
witll allow ALSAC and 5t Jude to grosw ite mission: Finging Cares. Sawing Children. The varance reguests
are described in detall within the BO& application.

Flaase do not hesitate to contact us with any guestions oF comments.

15- | jr "
A aa P
s'uui-lE-bJT(Jk_

Chief Legal Officer

Attachments: BOA Application and Supporting Decurnents
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LETTERS RECEIVED

No letters of support and 208 letters of opposition were received at the time of completion of this report and
have subsequently been attached.
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Neighborhood Opposition Sent by 198 People

Mr. Seth Thomas,
Dear Distinguished Board of Adjustments Members,

| am writing to you because | am concerned about the proposed parking structure at AW Willis
between 3rd and 4th Street in historic Greenlaw/Uptown, which will directly harm Memphis's first
subdivision - a historic, racially and socio-economically diverse, though majority Black,
neighborhood - if allowed to proceed.

While | admire and appreciate the work of ALSAC/St. Jude, they have not engaged
neighborhood residents in the planning of this project and the vast majority of residents and
neighbors only learned of the project after it was filed with the BOA barely a month ago. The
proposed project and requested variances are a violation of the spirit of community development
that has been set forth by our local authorities and outlined by Memphis 3.0. The community was
not authentically engaged in the proposal and they are ill-informed about its potential impact.

| ask that the Board of Adjustments REJECT the applied variances for USE and HEIGHT.
Here is why:

The property owner claims that they should be permitted to disregard the current zoning and
height requirements to allow for the building of a massive parking structure that will result in the
highest and best use of the property.

But the variances requested fail to satisfy the BOA's criteria, namely:

- That the variance may be granted without substantial detriment to the public good and without
substantially impairing the intent and purpose of the adopted plan by this Code.

- That the requested variance be in harmony with the purpose and intent of this development
code and will not be injurious to the neighborhood or to the general welfare.

The BOA must find that no other uses permitted on the property are practical.
Regarding the USE VARIANCE:

- TRAFFIC: A parking garage that accommodates 1,640 spaces will create a hazardous amount
of daily traffic traversing the Greenlaw/Uptown neighborhood, and there is no known or publicly
available traffic study for this project. In addition, this amount of traffic, and long lines we
anticipate seeing daily as people file into the parking structure each morning will create
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substantial emissions. There are two youth-serving facilities located directly across and one
block over from the proposed area (BRIDGES and the Greenlaw Community Center) that could
be adversely impacted by the increased traffic and emissions. The parking garage is detrimental
to the public good.

-- CRIME: Currently, the property serves as a greenspace for the neighborhood where neighbors
walk their dogs, exercise, and garden. As zoned for development and as is, the land is an asset
to the community. According to FBI data from Crime Data Explorer, parking garages and lots are
the third most common location of violent crimes in the United States. A parking garage could
increase violent crime in a neighborhood that is struggling to reach its full potential. The parking
garage is detrimental to the public good.

-- ENVIRONMENTAL IMPACT: A parking garage requires the relocation and encapsulation of
the historical Gayoso Bayou. While the application claims that some studies were conducted in
coordination with state and federal agencies, there is no publicly available environmental impact
statement for the project. We have watched for decades and we know that the current
topography of the bayou creates an area of release and expansion above ground in times of
high water. Have authorities adequately studied the water in these critical times? It could be
catastrophic to the public good by creating significant flooding somewhere along the bayou. The
parking garage is detrimental to the public good.

-- NEIGHEORHOOD CHARACTER: According to the CRA’s plan for Pinch and Gayoso Bayou
District area states, “The vision for the area north of the Pinch District is to transform the
stormwater facility into an active park, integrate new residential uses, and facilitate new adaptive
uses of existing buildings in order to provide an pedestrian activated environment that joins the
pinch and the remainder of the Uptown area.” The proposed parking structure is the opposite of
the stated plan. We have found NO RESEARCH that supports the claim that the proposed
amenities will achieve the plan we set forth by the community plan. This plan is not in harmany
with the code and will harm the general welfare of neighborhood residents.

Regarding the HEIGHT VARIANCE:

-- The construction of an 89-foot tall parking structure across AW Willis will forever change the
character of Greenlaw/Uptown and will be injurious to the property owners in the area. With the
existing height limitation, the neighborhood feels like a neighborhood, and yet it has the unigue
value of being in close proximity to the Pinch business district, the Pyramid, and Mud Island.
There is more development underway in the Snuff Factory area that stands to bring more people
and business into the area. All prior new developments have respected the natural height
standards that were established by two historic churches in order to preserve and respect the
residential area. However, this project will expand the already imposing St. Jude campus directly
into the neighborhood, creating a bold barrier in spite of the proposed mitigation efforts. Simply
put, a walking path and pocket park, placed on the side of the block that faces St. Jude and not
the neighborhood, does not effectively mitigate the imposing scale of this project or its impact on
the residents. This plan is not in harmaony with the code and will harm the general welfare of
neighbeorhood residents.

For all of these reasons, | ask that you reject this proposed variances. If you cannot reject these
variance requests, we ask that you at least delay this decision to grant the necessary time for
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Dear Community Leaders,

| am writing you today to express my concern as a citizen of Memphis about the proposed St. Jude/ALSAC
development in the Uptown/Greenlaw neighborhood. There is no Memphian (myself included) that refutes the good
work that St. Jude does every day, nor the value they bring to our city. But this does not exempt them from also
being good neighbors, and their mission does not supersede a historic community. Like any other new structure,
they should follow the standard building code that all other new developments have respected, and garner true
community feedback about the proposed impact. They should not be exempt from this important process.

Residents have not been adequately engaged or consulted on the effect this project will have on the landscape of
their neighborhood, nor were they given the opportunity to weigh into substantive alternative options. In addition to
threatening the quality of life and reducing greenspace, the plan requests a variance to code that would set a
dangerous precedent for future developments, and it does not respect the natural landscape that has existed in
Uptown/Greenlaw for a century.

| stand in solidarity with the residents of Greenlaw and Uptown who have asked that ALSAC/St Jude reconsider the
proposed parking garage in its current location and large scale.

Residents and concerned citizens have cited a number of negative impacts that a project of this scale will have on
an already vulnerable, historic mixed-income and racially diverse neighborhood. These concerns include:

- Endangering families and children with increased traffic, potential crime, loss of walkability

- Negative impacts to neighbor’s health cause by 1600+ additional vehicles in a residential area

- Negatively impacting the natural landscape that has existed in Uptown/Greenlaw for a century

- Potentially reducing property values

- Establishing a dangerous precedent for future large scale and high impact developments in the neighborhood

In spite of a lack of community information and engagement, more than 150 individuals have sent letters to the
Office of Planning and Development and Board of Adjustments of opposition to the garage, which caused ALSAC to
engage the community in two public meetings. At each of these meetings, more than a dozen neighbors expressed
concerns about the scale, height and impact of the garage.

In a recent survey of residents who live near the proposed garage, 90% of residents of Greenlaw/Uptown shared
that they do not want this parking garage to be built. 95% of residents cited specific harm the project would cause
the neighborhood.

We believe there is a solution that will support St Jude’s growth and promote a thriving and vibrant
Greenlaw/Uptown. However, to reach this solution, ALSAC should retract this current proposal and consider a
broader array of options to meet parking needs. As a concerned citizen who cares about the greenspace, land use,
and historic preservation of our city, | support greater community engagement in the reimagining of the Gayoso
Bayou that is in accordance with both the needs of ALSAC and the Greenlaw/Uptown community.

Once green space is gone, it can not be replaced
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An Open Letter about the Recent Garage Proposal in the Greenlaw!Uptown Meighborhood:

We support the extraordinary work of ALSAC/St. Jude and the positive impact it has made not just in
the Greater Memphis area but among families across our nation and the world. At the same time, we
understand the organization's need for expansion and welcome the multiple opportunities this brings
to our community.

This coalition represents an array of organizations that serve regidents and families across Shelby
County and have direct connections to the Greenlaw/Uptown neighborhood. It's due to those
relationships and our deep collaboration that we feel we have the responsibility to elevate the
community's conecemns about the garage proposal from ALSACISE. Jude.

Residents and concemed citizens have cited a number of potential impacts that a project of this scale
could have including:

Endangering families and children with increased traffic, potential cnime, loss of walkability
Megative impacts to neighbor’s health caused by 1600+ additional vehicles in a residential
area

« Megatively impacting the character of the neighborhood and natural landscape that has existed
in Uptown/Greenlaw for a century
Potentially reducing property values
E=tablizhing a dangerous precedent for future large scale and high impact developments in the
neighborhood

In addition, more than 150 individuals have sent letters to the Office of Planning and Development and
Board of Adjustments in opposition to the garage. In a recent survey of residents who live near the
proposed garage, 90% of those surveyed shared that they do not want this parking garage to
be built. 95% cited specific harm the project would cause the neighborhood.

We would like to work together to create a solution that is tenable for everyone. Like any other
large-scale project, this proposal should be created by gamering authentic community feedback to
inform the decision-making process. We look forward to collaborating and finding a solution that is in
the best interest of our entire county.

Sincerely,

Pastor Justin Holloway, First Baptist Church Chelsea
Justin Merrick, The Center for Transforming Communities
Jemred Price, Downtown Neighborhood Association

Liza Moore, Girls Inc. of Memphis

Dana Wilzon, BRIDGES

Andre Jones, Jones Urban Development

Leah Fox-Greenberg, Memphis Heritage Inc.

Matalis MckKinney, Whole Child Strategies
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October 19, 2021

Josh Whitehead, Zoning Administrator
Seth Thomas, Staff Planner

Department of Planning and Development
City of Memphis

125 North Main Street, Ste 468

Memphis, TN 38103

RE: BOA 21-122 —Proposed ALSAC Parking Garage

Deear Mr. Whitehead and Mr. Thomas:

Thank you for providing the information regarding BOA case #21-122 to our agency.
This item concerns a seven-story parking garage structure proposed to be built by ALSAC atop
the Gavoso Bayou in the Uptown Neighborhood.

As you know, our organization is a joint agency of the City of Memphis and Shelby
County tasked with administering the tax increment financing (TIF) districts established by the
Memphis City Council and the Shelby County Commission under our state statute, One of these
TIF districts under our administration is the Uptown Community TIF District. This TIF was
established in 2001 for the revitalization of the North Memphis area. In 2017 and 2019, the TIF
District was expanded, and funding was added to transform the district into a community-hased
TIF district. The Memphis City Council and Shelby County Commission directed the creation of
the Uptown Community Plan, which was completed by CRA staff and consultants under the
direction of the Uptown Advisory Committee. The Uptown Advisory Committee is comprised of
neighborhood residents, property owners, and community stakeholders who are invested in
seeing their community rid of blight and provided with a diversity of affordable and quality
housing options. For your reference, the Uptown Community Plan may be viewed on our website
at hit ps://cramemphis.org uptown-tiff,

The community planning process led by the Uptown Advisory Committee, which
included representation from ALSAC, created a community framework for future development
to be catalyzed by the community-led TIF district funding. Within this framework, the plan
designated ten community anchors. One of these community anchors is the Pinch & Gayoso
Bayou District (please see attached pages 36-41 of the community plan). The plan states:

350 N. Manassas Street | Memphis, TN 38107 | 901.435.6592
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The vision for the area north of the Pinch District is to transform the storm water facility
into an active park, integrate new residential uses, and facilitate adaptive reuse of
existing buildings in order to provide a pedestrian activated environment that joins the
Pinch District and the remainder of the Uptown Community.

The renderings and maps within the plan further depict and describe the redevelopment of the
Gayoso Bayou facility into an active space that also functions as a storm water facility and
creates a more natural and attractive feature than the channelized industrial-looking facility it is
today.

The proposal outlined by ALSAC in BOA case 21-122 does not support or conform to
the Uptown Community Plan as created through an extensive public engagement process. It does
not transform the facility into a park. It does not integrate residential uses or respect the
community character and feel. It does not provide a pedestrian activated environment that joins
the Pinch District to Uptown.

Over the past several years, our agency has been working closely with the City of
Memphis, including its leadership and divisions, and with the neighborhood to implement the
vision as outlined within the plan. The plan has the neighborhood's full support. The CRA as an
agency has the funding dedicated to implement the community’s vision. We request that the
wishes of the community, as expressed through their plan, are respected.

Sincerely,

Andrew Z. Murray, AICP, Director of Planning and Community Development

Cc:  Rosalyn Willis, CRA President
Uptown Advisory Committee

850 N. Manassas Street | Memphls, TN 38107 | 901.435.6992
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COMMUNITY FRAMEWORK
AND ANCHORS

Community
Framework

The Uptown Community & 3 large aroa
comprised of approximalely 2.562 acres
(2,216 acres exchuding the Mississippd
River), partions o all of $neighborhooss,
and measures approximataly 2-miles east
to west and 3-miles north lo south. Over
millennia, humans have Intultivaly delined
neighbernoods as the ares delined by &
S-minute walk radivs (1/2-mile across) since
this is the area thal is oaslly accessible

by walking. Foopie have also intuilively
created activity centers where the
commuanily comes Logether dor commence,
civic interaction, and recreation - These
activity centers are the anchors of &
community and sre often comprised of a
mix of uses and activities. These anchers
e also reinforced by major lransporiation
routes. Given the very large area that
cofmprises the Uptown Communily, It is
Important to understand the scae and to
roinfarce and cresle an overall framework
that keads to » cobesive and focused
approach that wyarages both existing and
propesed infrastruclure investrents, a
well &8s y soclal and I
palterns.

The overall structure of the Uptown
Comemunity Is detined by natural features,
parks, paths, major streets, activity
centers, rasidential neighborhocods,
regional institutions, and barrigrs, The
adjacant dagram hNghlights both of the
«xisting and proposed elements to provide
AN uncerstanding of the overall future
community framework, This framework

entire community lowands stabiization,
revitalizaticn, community pride, identity,
safety, and additionsl investmend. The
adjacent diagram identifies both the

isting and key ¢ ity
anchars in Uptown, White sach of these
& dafiead by @ S-minute walk, they esch
have & unique character and focus. Each
of these is comprizad of a variely of uses
and a gradation of densty moving from the
canter 1o the edge. These anchors form
the basis for organizing rocommendations
In the following seclions and are viewed as
priorities for imvestment of TIF funds and
other funding.

The Memphis 3.0 process will result in the
creation of & Memphis-wice Comprahansive
Plan that city poficy, Inziuding
Land Usa. A key approach in the Memphis
3.0 process is to define City-wide Anchors
and Community Anchors that are place
based 3nd dalies specilic characters

foe #ach type of anchot. This is a good
approach that reflects the best planning
practicas of today and these charecter
types can be readily uncerstood by the
community. However. by necessity, this
large uncertaking paints a broad brush,
Conversely, this Uptomn Community Plan
focuses solely on the boundary likustrated
In the adjocent plan, 50 can anaiyze and
define neighborhood snchors at a finer
grain based on community input, existing
conditions, cty infrastructure propasals,
proposed plans of property owners, and
sconamic readties. Since the Uptown
Comanunity Plan will be completed price
to the Memphis 3.0 process, the adjacent
dagram (a5 well as the proposed land use

pr the lwre For the defindi

of gistinct Community Anchors that are
acthvity cerders sorving the community ane
are based an the neightierhood defnttion
of a S-minule walk radius. However, it

is imporisad to clanty that while the
anchers are Important community defing
*lements, that the Neightorhood Fabric
(resides<es oulside the anchors) & ogquaky
Imporfant. The adjacent disgram likslrates
thiz community framewoes and the
following pages in Ihds section describe the
community anchors.

Anchors

Communsty anchors are important defiwng
and organizing elements of neighborhoods
g are placas where residents and
vishors come togother, Sometimes thass
are commercial corders, sometimes
recreationa seltings, and somebimes civic
Qathering places. While the nelghbornocd
fasric (residences) are equaly important.
Strong anchors support healthy
communities. Strengthening these anchors
will serve lo focus efforts in the places

that will have the greatest impact for the

plan) can inf) the final Ci
Plan

Nek all Anchors are the same, and thare are
ATypes defined:

* Reglonal Commarcial - High Density,
large prapertion of office and relai,
reglonal draw,

* Neighberhood - Smafl amount of
Sl (primari Ul

y
sarving), primacly resicential,

* Civic » Civic uses at its core such as s
school and community sarvices,

* Recreational - Park and recreation space
at its core, primarily residential

1t shoutd be noted that St Jude Hospital

and Le Bonhewr, and the sur g areas,

are regionad anchors, bul since thess aress

are primariy inward facing, and even gated,

this disgram fecuses on the key points of

community interface.

There are W-Anchers shown in the aqjacent
map and Bsted below. Detalled descriptices
and recommendations are found on (he
foliowing pages:

* Pirch & Gayoso Bayou District,

* Sowft District,

40

*+ Cheisaa Neighborhood Centor,
* Washington Park Sguare,

* Smakey City Civic Center,

o Chism Market,

= Morris Park District,

* Smokey City Markel

= Marbor Town,

« Carnes (possible),

Neighborhood
Fabric

I s the residents that make up the core,
culture, and character of the community
and that support the vidrancy of the
enchors. Whie thare are certainly homes
wihin the anchors, meey fall outside the
anchors and are equsly Imgortant to the
success of the Uptown Communily. Asa
result, critical racommendations on the
foliowing pages focus on the Nelghborhood
Fabeic. as wek. Tnese are contained in the
introduction, Vision and Gosis; Mistory,
Transportation; Ervironmental; Parks,
Recreation and Open Space; Housing: Land
Use; Design and Zoning: and Mnfrastructure
ard Wtiikies sections,
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38 NEWHBORHOOD AND CISTRICT ANCHORS JULY 2018

Pinch and Gayoso
Bayou District

The City of Memphis Pinch District Concapt
Study Trom N ber 30, 2016 establish

# QO Lo create o mired-use urban dstrict
that preserves historic bulidings (mandy
on Main Straet), reinforces connections,

is walkable, and adcs significant amounts
of development (supported by structured
parking),

The boundanes of that Concepd Study are
generally the St Jude Campus Lo the east,
Front Street Lo the West, |40 to the South,
ard just beyond AN, Wills to the north,
The proposed vision for this study ares is
cansisient with the goals of the Uptown
Community plan. However, one key concern
from residents Is that the edge to the north
does not addrass how this redevelopment
willintegrate, rather than turning &s back
an, the extsting neighborhoods fo the
north,

This area of transition &5 dominated by the
Goyaso Bayou which is & multi-block storm
water fachity with chain link fencing, In its
current configuration, this utilacian fackity
prahibits an effective joiring of the Pinch
District with the remeinder of the Uptown
Community.

KEY PLAN VINCY DUSTRICT SONTEPT STUBY, NOVENEER 30, 2006
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North Pinch Vision

The vision for the area north of the Pinch
District Is to Lrasslorm the storm water
lachlity into an acthve park, ivegrale new
residentlal uses, and facittate adaptive
reuse of existing bulidings in order to
provide a pedesirian activated ervironment
that joins the Pinch District and the

ainder of the Uplown Ci y. This
i accomplished through the fellowing
racommendations.

Recommendations

+ Cities are coming to the realization that
Iheir slorm wakber infrastrociure can be
furnad into park spaces that are great
activators for the community 3ad that

economic development

are projects
that promote additional developesent
NG increases in rents. Fourth Ward

UNON PLATA

parkieg are desirable in this area since of AW, Willis with Front Street,
they are 3 transition between high Main Street, and 2nd Street should
density and b incarporate traffic caiming throwgh
they are a that painted crosswalk,
parking thair own fookprint on the intersections should be reviewed
hu'ch mmm s
Phése such as
S ooan Mo SEast et e the infersection of AW. Wills and Front
" Lk s Street should have the “free-rights’
of townhouses onto a plaza and
path. wil also + Adaplive reuss of the
b T S e S gt
U
53 of the gas -mmwmanMMMWe
« The eastern of the Gayoso Bayou pisttad as & part of the eriginal Memphis
belween Greenlaw Avenua and Mill city plan, theso are
Avenue should be dasigned to provide a |ust grass and on the non-street sides
hedge or similar slemaent to screen the are parking lots or backs of bulkdings.
sley and parking to the east, bl..nmuoldai nlathﬂwmha
-m«wdmmm&nhdz:ﬂn umm%mt.mm
Stroot Blends with the sidewsk, plan suggests that a splash fountain
care area s flush with the sidewalk, might be beiles Jocated at the prapossd
and creates an uncomfertable and Gayoso Bayou Pack. The crosswarks
unsale pedestrian emvironment. A low showld be coordinated with the prop
evergreen hedge of wall slong the back intersection improvements. The unused
Bl song th o el e fcng it <o e o o oated i cars
MPOIEY OF permanant uses
Main Street to improve the pedestrian food “truck” or incubator olfice.
eovironmant and safely, b i 5 :
* In order to provide for pedestrian safaty
ang belween the areas north

and south of AW Wills, the milarsections

FISTORIK FOURTH WARD PARK, ATLANTA, GEGRSIA

INCOLN. NEBRASXA
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DNA

DOWMNTOWN
MEIGHBORHOOD
ASSOCIATION

DOWNTOWMN'S OLDEST & LARGEST ASSOCIATION
dnamemphis.org

To whom it may concern:

The Downtown Neighborhood Association was formed nearly 40 yvears ago to
be a voice of all downtown businesses and residents. It is the purpose of the
association to promote enjoyment and enhancement of downtown living. The
association's continued objective is to protect and enhance the quality of life in
the downtown areqa. The association maintains and fosters a spirt of community
for downtown residents, businesses, and visitors,

Recently, were made aware of a 7-story parking garage being proposed in
Uptown on AW Willis between 3 & 4 sfreets,

After careful consideration, the Downtown Neighborhood Association Board of
Directors has voted to stand with & lift the voice of the people of Uptown as the
majority of Uptown residents stand against the cument location of a parking
garage proposed by 5t. Jude,

Information was provided to DMA's board showing that out of over 150+ doors in
Uptown that were knocked on (in an effort lead by ParksMotParking?01.org).
over 75% of them stood against this project in its currently proposed location,
Crwver 75 letters of opposition have been sent to the Board of Adjustments as this
project would require rezoning and a height variance currently in place for this
location. Additionally, the space was a planned "Green Space” area set forth by
the Community Redevelopment Agency (CRA).

We love our 5t. Jude neighbors and all the wonderful things they do for kids
around the world! We will continue to help and support them in any way
possible. We hope that you & 5t. Jude will hear these concems from the Uptown
residents and allow us to all work together to come up with a viable sclution and
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plan for this need for parking. 5t. Jude has been working alongside the
community for years, and we are confident they will do so with this concemn &
project.

We look forward to a solution that will help protect the Uptown community while
allowing for 5t. Jude to grow and reach more kids who need their help.

With hope & community in mind,

The Downtown Neighborhood Association Board of Directors

Jemed Price - President

Elijah Townsend — Vice President

Luanne Yeley — Secretary

Sina Dickerson — Treqsurer

Dr. Marcus Hamis — Immediate Past President
Ginmy Watson — Mud Island District Captain
Larry Bonds — Uptown District Captain

Taylor Hopkins — Core District Captain
Christopher Holland - South District Captain
Randy Blevins — Membership Representative
Joseph Ozment, Esq. — Business Representative

47



Staff Report January 26, 2022
BOA 21-122 Page 48

10/22/21, 11:29 AM Mail - Thomas, Seth - Outlook

Uptown/Greenlaw proposed Garage

Martha Kelly <info@sg.actionnetwork.org>
Fri 10/22/2021 10:32 AM
To: Thomas, Seth <Seth.Thomas@memphistn.gov>

CAUTION: This email originated outside of the City of Memphis organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Mr. Seth Thomas,
Dear Board of Adjustments Members,

Please reject the variance requests for the proposed St. Jude garage. They do wonderful work
and need community support, but there are a ton of already asphalted lots to the west where the
old St. Joseph was. That area is already blighted and is adjacent to their campus. We don't need
to lose green space. |I've worked extensively on storm water flooding around the Lick Creek
basin in midtown, and Memphis is at the very bottom of the national list on acres of parkiand in
proportion to city acres. Green space is a scare amenity and mitigates the flooding that has
increased in recent years and will continue to do so with large storms becoming more frequent.
This parking crunch can be met without damaging a historic neighborhood that already has
challenges.

Thank you for your consideration.
Best regards, Martha Kelly

Martha Kelly
m1marthakelly@aol.com
1780 Autumn Ave.
Memphis, Tennessee 38112
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QOctober 19, 2021

Memphis & Shelby Country Board of Adjustment
RE: Case number: BOA 21-122

To whom it may concern,

My name is Ashley Chabot, | am a resident on Fourth St who would be impacted by a parking
garage constructed on the corner of A.W. Willis Avenue and Third Street.

| oppose this parking structure as this intersection is already extremely busy with it being a
major access point to the highway. Building a parking structure here would only increase the
traffic coming through our neighborhood. | recommend looking at the accident rate increase
that happened in my neighborhood while the small section of A.W Willis Avenue between
Fourth and Fifth Street was shut down. Second, my neighborhood is a food desert in need of
grocery stores and other business that provide local jobs for community members which a
parking garage does nothing towards helping. Thirdly, this proposal would take the community
garden that is able to provide some fresh vegetables away from our community.

Though | realize a parking structure is needed for ALSAC/St. Jude, there are other locations that
have already been bought by them that could be used for this. Why take away an area that is
serving this community by teaching kids and adults how to grow their vegetables. | want to be
able to keep going to the community garden to learn what can be grown here and how to keep
it alive during the heat of the summer. To be able learn beside neighborhood kids who have
never seen a garden before. Creating experiences for inner city kids that help them learn new
skills and be exposed to new things is exactly what this city needs not another parking garage.
Additionally, a large parking structure on this corner is an eye sore that doesn’t fit with the
neighborhood. | don’t see how this would benefit the neighborhood in anyway.

| strongly encourage the board to deny this change. Or at least consider ALSAC having to
provide a replacement garden space with the needed funds to start a new local community
garden in a similarly convenient location for the community.

Sincerely,
Ashley Chabot

548 N Fourth St
Memphis, TN 38105
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__BRIDGES

October 20, 2021

Josh Whitehead, Director

Seth Thomas, Municipal Planner

Memphis & Shelby County Drvision of Planning and Development
City Hall

125 Nozth Main Street, Suite 468

Nemphis, TN 38103

Re: Opposition to BOA 21-122, ALSAC/St. Jude Parking Garage
Dear M. Whitchead and M, Thomas:

1 submit this letter on behalf of Bridges, in opposition to recently submitted application of
ALSAC/St. Jude ("ALSAC”) for a varance that will allow them 1o construct a seven story patking garage on
the Northease coenee of AW, Willis and Third Street, which is currently a green space that has been identified
by the neighborhoed residents 2 an asset and prioritized for preservation and enhancement. Because the
proposed development 15 inconsistent with both the letter and spinic of the Unified Development Code
("UDC"), Memphis 3.0, and the Uptown Community Pian and will be harmful to the community, we
strongly urge you to recommend denial of the requested vanance.

s 4 stent Wil i

The UDC sets forth both general and specific standards the Board of Adjustment (*BOA™) must
consider - and the applicant must mect — in order to be geanted a vasiance. ALSAC’s proposal does not
meet the generl or specific standards delineated in the UDC for a vanance.

When deciding whether or not to grant a vasiance, the BONA s prohibited from grantng a vanance
that is conteary to the public interest, 2nd is required to make 2 decision that “ensures that the spint of [the
UDC] be observed, public safety and welfare secured, and substanual justice done.™ The spirit of the UDC is
found throughout the more than 500 pages thar embody the full UDC, but it is most clearly articulated in
Arucle 1, “General Provisions.”

ALSAC’s proposal conflicts with the spint of the UDC as defined by the following goals set forth in
Article 1:

Securing saferyy?

Furthering air quabity;’

Facilitating adequate provisions of dramage;?

Protecting the chaneter of all parts of the City;s

Prohibiung uses and bulldings that are incompatible with the character of established distncts®
Minimizing air and water pollution,”

Maintamning drainage facilities *

Encouraging stewardship of natural eesources;” and,
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*  Dhesigning in way that ensures development is properly selated 1o bs site and o sucrounding
development "

The proposed packing garagre s a seven story structure that will be built on property that currently
serves 35 4 drinage area and green space that hns been identified by the neighbarhood residents 55 an asset
and prontized for preservation and enhancement.” The parking garage will have more than 1,600 parking
gpaces, The increased waffic will decrease the safery of the sireet for pedestrians and inerease air pollution. Tt
is aleo likely to increase crirme; acootdiing 1o FBI data, parking gacages and boez are the third most common
location of vielent crimes in the Uikdted State. 2 The increase in impervious surface will decrease the amount
of water absorption and impact drainage in an area alresdy identified as an area needing & deainage sudy,!
And, the seven story parking garnge will be our of character with the other buildings in the neighbochoad,
which, are, at mosr, half a8 wll a3 the proposed structure. The proposed new sinicture i $o e eompansd
tor dts subroundings thar e will impact views, light, and shadows for many suerounding properties. Al of
these impaets of the proposed structure are at odds with the goals set Forth o Article 1 of the UDE and
negatively impact the neighborhond.

The U also set forth standards for development i the specific neighbothood impacted by the
proposed parking garage, Uptown/Greenlaw. In recognition of the difference berween the type of
development ALSAC/Se Jude would need as it geew and the rype of development Uptown/Greenlaw would
need as it grew, the UDC ereates “carefully tazloced zoning categories™ that reflect the differens Innd use,
density, bulk and packing requirements of these neighbors, The ALSAC/St Jude campus was designated
“Uiproam Flospital Dismoice,” The Uproam/Greenlaw neighborhood- where the subject proposal is located -
was designared "High Drensity Residential™ and “Mixed Used.” Both zoning dassification = even the higher
intengity Hospital District - reflect a commitment o growing in 4 aay that preserves human scale, pedestran
friendly neyghbochoods. The Mized Use catepory expressly mentions an intention to encourage pedestnan
activity," while the Uptown Hespital Distroct category specifically mentions prowang in a way that respects
the character and qualsty of bfe of the surrounding neighborhoods. 1

ALSAC proposed parking gatage does not obierve the spiot of development set forth i the UDC
standards imtended 1o guide the development for Uptovwn/Greenlaw. Meither the foom nor funciton of the
parking garage respect the character of the neighborhood. Tt iz not pedestrian friendly; a pocket park wath a
sidewalk and landscaping is not pedestrian frendly development and is not even 4 cemamoy,®  The gaoage i
not human scale; it will be seven stones. Irdoes not have ground floor uses comypatible with the surrounding
aren; the ground floos will have parking spaces. Finally, it does not use architecture compatibile with
surrounding aseas,

The UDC requires the BOA to consider six factors when evalating a eequest for s non-use vadance and
six addittonal factoes when evaluatng a request for 8 wse vamance. Pursuant to this feamework, the fctors
the BCA must consider for dhe non-use varances applied for here are

1. Unusual chamcrenstics of the peoperty;
2. Practical cdifficulties or undue hardship;
3. Whether the practical difficultes of undoe hardship were cavsed by deliberate action by the owner;
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4. Whether the vanance will cause substantial detiment o the public good or substantally impadr the
intent and purpose of an adopted plan and the Code;
5 Whether the vanance is in harmony with the purpose and intent of the Code and wall ingure the
netghborhood or the generl welfars; and,
G Whether the varance is requested simply because it wall make or save money for the apphcant.

In this case, the BOA must also consider ome additional facror celated o the applicaton for a wse variance:
VWhether any of dee peomitted uses are practical, in Eght of the “unusual chaszctenstic™ wdentified wnder
Factor 1, sbave.

Analysis of these factors does not weigh i favor of granting ALSAC a vanance. It is undisputed thar
the topography of the area with the drainage channel is unusual and aot caused by the applicant. ALSAC has
the burden of proof and the burden of persussion.’™ To reccive a vadance, they mast present “evidence
sufficient o allow the Board of Adpsiment 1o reach the conelusions set forth beloa. ™13 ALSAC has not mer
its burden.

Practical difficultics or undue hardship; whether any of the permined uses are pracical
ALSAC elazms the draimage diich on the propecty 5 an undue hardshap thae lmivts uses for the
property. [However, what ALSAC considers “blight,” and “unusable’ 15 viewed s an asset by the
coammunity, dMubtiple commaniny plans that involved extensive engagement with the community
ibentified the prefeered use of the property as preservation and enhancement of the open, green
space, including the drainage channel. Thus there is at least one other use of the property that does
not require changing the deanage canal, and therefoze is not cost prohdbitive or otheranse
mmpractical. Additionally, ALSAC azgues that it should be granted a variance because the uses thar
are allowed “would kely never be built gn the site.”” This conclusory starement 5 based on no data
or ather evidence and does not meet the standard for granting a variance — especially a varianee that
will profoundly slter the character of the neighborhood and that so dramateally departs from the
current soning, the spint of the UDC, and the community's vision for the property. ALSAC has not
met it burden of proof; these standards are not met.

A variance will not be detrimental o the public good and will not substantially impair the
intent and purpose of the adopted plan and the UDC. In response to this factor, ALSAC makes.
a conclusory statement that the proposed garags wall not be detrimental to the public good and will
not impair the intent and purpose of the adopted